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Executive Summary

Background

Zions Public Finance, Inc. (ZPFI) was retained2f t20conduct an objective, thirgarty evaluation of
the need for additional liquor stores in the State of Utah, locations of any such stotegrovide a
general analysis opossible store inefficiencies ZPFI conducted a similar evaluation in 2016 and
subsequently updated that evaluation in 2018.

Growth in Demand

Growth in demand for new liquor stores will come from several factors: 1) rapid population growth in

Utah including immigration; 2) increased per capita consumption; and 3) the tourism and convention
industry. Utah law currently allows a maximum of odelj dz2 NJ A2 NBX F2NJ ny >Xnnn LIS NJ
current estimated population, the maximum allowable number of store$6® There are currently 2

stores with legally allowable capacity for an additiorakfres.

Table 1: Utah Population Growth anliofvable Liquor Stores

202( 203C 204C
Total State Population 3,325,42! 3,889,31( 4,463,95(
Population per Store 48,00( 48,00( 48,00(
Total Allowable Stores 69 81 92
Current Stores 47 47 47
Additional Allowable 22 34 45
Stores

SourceGardner Policy Institut

As the table highlights, state law allows for an additioralstres than presently exist. By 2040, if
population growth proceeds as anticipated, a total 6fmore stores will be allowable statewide, angl 9
overall stores. This presents an opportunity, and a challenge, to properly plan for growth.

Market AreaAnalysis

To better understand growth trends for each of the outlets, a sophisticated GIS analysis was conducted
to determine the market area for each outlet. This calculated the nearest outlet based on driving time for
the entire state. A wide variety dfifferent factors were then used to determine which market areas
should have priority for additional liquor stores. Of the more than 20 factors initially considered in the
analysis, the factors deemed most important included:

1 2020 population 1 Populationdensity 2@0
1 2030 population 1 Bottles per man hour
1 Absolute population growth 22D-2030 9 Transactions per capita

Based on these factors (which were given different weights in the analysis and which are described in
detail in the body of this report), the following market areas were prioritizechéw liquor stores:
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Table 2: Priority for New Store Locatianglarket Areas

Priority Store Market Area
1 16 Sandy
2 44 Pleasant Grove
3 31 Draper
4 40 Riverton
5 21 Harrisville
6 39 St. George
7 8 Bountiful
8 30 Layton
9 15 Cottonwood Heights
10 3 West Valley City
11 6 Logan
12 24 Ogden

There have been some changes in the priorities given to market areas in tBév2&ter Plarupdate
Changes in store performance, current population numbemnanging population growth projectiorasnd

the construction of new liquor stores are all factors which have contributed to these changes. A
comparison of the2020,2018 and 2016 priorities can be seen in the table below.

Table 3: Comparison @020,2018 and 2016 Priorities by Weighted Ranklarket Areas

Priority 2020 Weighted Rank 2018 Weighted Rank 2016 Weighted Rank

Store Location Store Location Store Location
1 16 Sandy 16 Sandy 40 Riverton
2 44 PleasanGrove 44 Pleasant Grove 30 Layton
3 31 Draper 40 Riverton 44 Pleasant Grove
4 40 Riverton 31 Draper 16 Sandy
5 21 Harrisville 21 Harrisville 26 Taylorsville
6 39 St. George 30 Layton 21 Harrisville
7 8 Bountiful 15 Cottonvyood 23 Roy
Heights

8 30 Layton 24 Ogden 3 West Valley City
Cottonwood 3 West Valley City 8 Bountiful

9 15 )

Heights

10 3 West Valley City 29 Holladay 31 Draper
11 6 Logan 39 St. George 24 Ogden
12 24 Ogden 6 Logan 15 Cottonvyood
Heights

A sensitivity analysis thateights different factors is included in Appendix A.

Fiscal Impacts to Local Communities from Liquor Stores

Sales per square foot for liquor stores is considerably higher than the average sales per square foot in
other types of retail storesAverage sales per square foot for all liquor stores in Utah combined aré®1,1

per square footHigher sales per square foot results in increased sales tax revenues for a local community
(on a per square foot basis) from liquor stores than from grocerest specialty stores, and most other

3
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types of retail stores. The average sales per square foot in liquor stores is similar to the national average
for Costco ($D50) ¢ a highly soughafter retail chain. However, there is a wide range in average sales
per square foot in Utah liquor storesfrom a high of $302 per square foot to a low of $® per square

foot.

Downtown Considerations

An analysis of key performance metrics also showed that some stores may be in greater demand for
relocation. This anadys usedotal transactions, transactions per capita, sales per square foot, and sales
per capit to rank stores in terms of need for relocation or expansBtores with high transactions but
small store space were found to be under increased burdenfdllesving table shows the new store and
relocation prioritiesn aside-by-sidecomparison

Table 4: Comparison of New Store and Relocation Priorities

New Store Locations Store Relocation or Expansion
Priority Store Market Area Priority Store Market Area
1 16 Sandy 1 2 Salt Lake City
2 44 Pleasant Grove 2 1 Salt Lake City
3 31 Draper 3 15 Cottonwood Heights
4 40 Riverton 4 38 Park City
5 21 Harrisville' 5 9 Murray
6 39 St. George 6 37 Park City
7 8 Bountiful | 7 29 Holladay
8 30 Layton 8 19 Ogden
9 15 Cottonwood Heights 9 25 Millcreek
10 3 West Valley City 10 16 Sandy
11 6 Logan 11 12 Salt Lake City
12 24 Ogden’ 12 31 Draper

Consumer Profile

Demographic trends for Utah show that household sizes are generally shrinking and that median ages are
drifting closer to national averages. The change in growth patterns is worth noting in consideration for
the location of future stores. Overall, curteanalysis indicates that areas with higher median ages,
smaller household sizes, and greater household incomes tend to see more transactions and spending on
alcohol purchases. Areas with strong employment centers also fare well, while tourism and litgspita
centric cities and towns also show strong activity.

Demographic Trends and Growth Patterns

The purpose of the tasks in this section is to evaluate growth in demand for retail outlets. The tasks focus
on population growth, geographic location oftive growth, and changing demographics and the resulting
impacts to demand for retail outlets for alcolic beverages.

Statewide Growth Trends
Population

The Gardner Policy Institute estimatdee total population for the State of Utah to be3million and
almost 3.9million by 2030. Thenajority of growth is projected to occim Utah and Salt Lake counties.
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Table 5 Population Estimates by County
County 2020 2030 Growth 20262030
UtahCounty 679,188 861,852 218,783
Salt Lake County 1,181,471 1,306,414 160,568
Washington County 186,618 251,636 78,409
Davis County 364,813 406,046 51,917
Weber County 266,440 302,764 46,482
Cache County 133,601 158,815 30,130
Tooele County 74,293 93,258 23,396
Wasatch County 35,713 48,168 15,237
Iron County 55,056 63,898 11,016
Summit County 42,829 50,558 9,123
Box Elder County 57,479 64,263 8,493
Sanpete County 31,297 36,158 5,796
Uintah County 39,740 43,981 5,653
Juab County 13,498 17,911 5,370
Morgan County 13,443 17,612 5121
Duchesne County 22,653 25,422 3,696
Carbon County 22,806 25,628 3,593
Sevier County 23,097 25,720 3,362
San Juan County 17,116 18,620 1,906
Millard County 13,774 15,010 1,503
Grand County 10,554 11,695 1,436
Kane County 8,165 9,152 1,266
Emery County 11,094 12,000 1,149
Garfield County 5,516 6,147 791
Beaver County 7,082 7,687 752
Wayne County 2,832 3,175 397
Rich County 2,452 2,638 229
Daggett County 1,164 1,304 168
PiuteCounty 1,645 1,781 157
State of Utah Total 3,325,425 3,889,310 695,895

SourceGardner Policy Institute

The following maps display the projectedputation growth throughout the tate between 2@0 and

2030 for individual Traffic Analysis Zones (TAM®ng the Wasatch Front, growth centers are fouatd

the Southwest area of Salt Lake County and the West area of Utah County. With growth in the North area
Davis County as well.

1 Source: Wasatch Front Regional Council (WFRC)
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